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official  plan 


of  the 

LEASIDE  PLAl^NING  AREA 


The  attached  maps  Schedules  A  &  B  and  explanatory 
text,  constituting  the  Official  Plan  of  the  Leaside  Planning  Area 
were  prepared  by  the  Leaside  Planning  Board  and  were  recommended 
to  the  Council  of  the  Town  of  Leaside  under  the  provisions  of 

Section  10  0/  the  Planning  Act  on  the  . day 

of.  . 1962 


Chairman 


Secretary 


This  Official  Plan  was  adopted  by  the  Corporation  of  the  Town  of 
Leaside  by  By-Law  No./^A^. .  in  accordance  with  Section  11  of  the 
Planning  Act,  on  the  ,  . day  of  . 

1962 


Mayor 


Clerk 


This  Official  Plan  of  the  Leaside  Planning  Area  which 
has  been  recommended  by  the  Leaside  Planning  Board  and  adopted 
by  the  Council  of  the  Town  of  Leaside  is  hereby  approved  in 
accordance  with  Section  12  of  the  Planning  Act, 
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The  Council  of  the  Corporation  of  the  Town  of  Leaside, 
in  accordance  with  the  provisions  of  the  Planning  Act,  enact  as 
follows : 


1.  The  following  text  and  attached  maps,  Schedules  A  and  B, 
constituting  the  Official  Plan  of  the  Leaside  Planning 
Area,  is  hereby  adopted. 

2.  The  Clerk  is  hereby  authorized  and  directed  to  make 
application  to  the  Minister  of  Municipal  Affairs  for 
approval  of  the  aforesaid  Official  Plan, 

V 

3.  The  By-Law  shall  come  into  force  and  take  effect  on  the 
day  of  the  final  passing  thereof. 


Read  a  first  and  second  time  this 


day  of . 1962. 


Mayor 


Clerk 


Read  a  third  time  and  finally  passed  this . day 

of . 1962. 


Mayor 


Clerk 


I  certify  that  the  above  is  a  true  copy  of  By-Law  No . . 

enacted  and  passed  by  the  Council  of  the  Town  of  Leaside  on 

. 1962. 
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II  TITLE  AND  COMPOITOTS 

OF  THE  PUN 


This  Official  Plan  is  composed  of  this  written  text  and 
two  maps  designated  Schedules  A  and  B,  Supplementary  data  in 
support  of  the  proposals  contained  within  this  Plan  is  included 
as  an  Appendix,  This  Appendix  is  not  intended  to  be  a  part  of 
the  document  that  receives  formal  approval  by  the  Minister  of 
Municipal  Affairs. 


This  Plan  applies  to  the  entire  area  known  as  the  Leaside 
Planning  Area,  which  at  this  time  is  coincidental  with  the  corpo¬ 
rate  limits  of  the  Town  of  Leaside. 


\Vhen  approved  by  the  Minister  of  Municipal  Affairs  this 
Plan  shall  be  known  as  the 


OFFICIAL  PUN  OF  THE  LEASIDE  PUNNING  ARU 


The  map  following  this  page  indicates  the  relationship 
of  Leaside  to  the  Metropolitan  Toronto  Planning  Area. 


4. 


Ill  PURPOSE  OF  THE  PUN 


1,  The  Municipality  of  Metropolitan  Toronto,  of  which  the 

Town  of  Leaside  forms  a  part,  has  grown  in  population  and  physically 
speaking  at  a  tremendous  rate  during  the  post  war  period. 


2,  In  the  last  10  years  Leaside  has  not  however  been  seriously 

affected  by  this  rapid  Metropolitan  growth,  other  than  indirectly, 
due  to  a  tremendous  increase  in  traffic  movement  along  its  streets. 
Some  commercial  development  has  taken  place  at  the  intersection  of 
Eglinton  and  Bayview  Avenues,  a  limited  number  of  new  single  family 
dwellings  have  been  built  in  the  north-east  overlooking  the  West 
Branch  of  the  Don  and  there  has  been  some  industrial  expansion  tut 
the  main  fabric  of  the  community  did  not  change  between  1952  and  the 
advent  of  Thorncliffe  Park. 


3.  Although  the  rapid  economic  and  physical  expansion  that 

has  taken  place  in  the  Toronto  area  generally  left  Leaside  com¬ 
paratively  unscathed,  certain  trends  do  indicate  that  changes  are 
taking  place  and  may  do  so  at  an  ever  increasing  rate.  These 
changes  are  primarily  connected  with  housing  types  and  road 
improvements. 


4»  Several  factors  are  now  at  work  in  this  and  the  surrounding 

area,  which  will  greatly  alter  the  appearance,  function  and  means 
of  efficient  operation  of  the  community.  The  two  main  factors 
are:  First,  as  greater  Toronto  continues  to  expand  outwards  so 
will  traffic  intensity  increase  within  Leaside  particularly  on 
through  main  arteries,  and  second,  there  will  be  a  tendency  to 
develop  houses  at  greater  densities.  The  pressure  for  development 
of  high  density  housing  will  be  increased  due,  not  only  to  the 
Towns  relative  closeness  to  downtown  Toronto,  but  also  to  the 
location  of  substantial  industrial  areas  v/ithin  Leaside.  Higher 
density  housing  will  in  turn  give  rise  to  the  need  for  expanded 
commercial  activity,  community  services,  parks  and  traffic  handling 
facilities. 


5.  The  Council  and  Planning  Board  have  become  increasingly 

aware  of  these  trends  and  are  faced  regularly  with  requests  to 
amend  the  Restricted  Area  By-laws  from  one  zone  to  another  or  to 
add  to,  or  delete  from,  the  various  By-law  provisions  which  are 
desirable  or  found  to  be  unworkable  as  development  pressures  occur. 
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6,  This  Official  Plan  is  thus  an  attempt  to  establish  a 

consistent  policy  regarding  all  forms  of  development  v;ithin  the 
Leaside  Planning  Area,  It  will  establish  different  land  use 
categories  for  the  area  over  a  period  of  about  20  years.  It  will 
provide  for  a  complete  roads  programme  and  will  ensure 
that  when,  and  if,  development  is  to  take  place  that  adequate 
municipal  services  are  made  available. 


7.  I'Jhile  the  Official  Plan  will  be  of  most  use  to  the 

elected  Officials  and  administrators  for  Leaside,  it  will  be  of 
considerable  assistance  to  all  public  and  private  agencies  con¬ 
cerned  with  development  and  will  reduce  the  element  of  uncertainty 
as  to  the  manner  and  sequence  of  developm^ent.  Following  the 
approval  of  this  Plan  the  Restricted  Area  By-laws  will  be  amended 
to  conform  with  this  Plan  and  no  new  By-laws  or  Public  Work  shall 
be  undertaken  which  does  not  conform  to  the  provisions  of  this 
Plan, 
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IV  BASIS  OF  THE  PLAN 


1,  This  Plan  is  intended  to  provide  the  framework  within 

which  urban  development  and  redevelopment  in  the  Leaside  Planning 
Area  shall  take  place  over  the  next  20  years,  during  which  time 
the  population  is  expected  .to  rise  to  about  30,000. 


2,  From  the  survey  maps  prepared  and  the  studies  carried 

out,  a  summary  of  which  is  included  in  the  Appendix  to  this 
document,  it  is  immediately  apparent  that  no  large  new  areas  can 
be  urbanized  within  the  Town,  but  that  considerable  residential 
redevelopment  can  be  expected,  accompanied  by  an  increase  in 
commercial  and  industrial  activity.  The  Thorncliffe  Park  scheme 
comprising  high  density  residential,  commercial  and  industrial 
development  is  the  only  large  new  area  under  construction  at  the 
time  of  the  Plan  preparation  and  this  will  be  substantially  complete 
within  5  years. 


3.  This  Plan  is  therefore  based  on  four  main  assumptions. 

Firstly  that  high  density  housing  development,  primarily  in  the  fom 
of  apartments  will  continue  to  take  place.  Unless  otherwise 
encouraged  or  directed,  this  type  of  development  will  tend  to  ribbon 
along  Bayview  and  Eglinton  Avenues.  Secondly  the  increase  in 
population  due  to  high  density  housing  and  the  splitting  of  the 
large  single  family  dwellings  into  additional  units,  will  give 
rise  to  the  need  for  increased  retail  store  facilities  and  an  in¬ 
crease  in  all  phases  of  social  and  cultural  activity,  although  the 
number  of  school  children  in  the  area  is  not  likely  to  increase  in 
the  same  proportion  as  the  total  population.  Thirdly,  increased 
population  densities  within  Leaside  and  the  continued  expansion 
outwards  of  Greater  Toronto,  will  aggravate  an  already  critical 
traffic  problem  and  make  imperative  major  road  improvements. 
Fourthly,  it  recognizes  that  areas  must  only  be  designated  for 
intensive  use,  provided  that  the  municipal  services  of  the  Town 
are  capable  of  catering  to  the  additional  demands  which  such  inten¬ 
sive  development  may  entail. 


4,  In  addition  to  these  main  points  there  are  certain  im¬ 

portant  secondary  considerations  upon  which  some  of  the  Plan 
provisions  have  been  based.  Car  parking  facilities  adjacent  to 
the  shopping  areas  of  Bayview  and  Eglinton  Avenues  are 
inadequate.  During  rush  hours  parking  must  take  place  in  surround¬ 
ing  residential  streets  and  this  situation  must  be  rectified  as 
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far  as  possible.  A  considerable  number  of  automobiles  passing 
through  Leaside  do  so  along  secondary  residential  streets  and 
steps  must  be  taken  to  minimise  this  problem.  The  small  parks 
available  to  the  residents  of  the  area  are  at  present  used  quite 
intensively  and  if  higher  population  densities  are  forthcoming 
then  additional  park  space  and  facilities  isdll  become  necessary. 


5.  An  Official  Plan  noimially  breaks  the  land  use  categories 

into  four  and  five  main  types  and  leaves  it  to  the  Restricted  Area 
By-law  to  break  these  broad  classifications  into  detail.  In 
Leaside,  ho^^ever,  it  is  necessary  to  establish  a  fairly  detailed 
policy  under  the  Plan  and  for  this  reason  the  residential,  commer¬ 
cial  and  industrial  areas  have  been  divided  into  several  types. 


6,  Tivo  maps,  knoun  respectively  as  Schedule  A,  Land  Use  and 

Community  Plan  and  Schedule  B,  Road  Proposals,  indicate  graphically 
the  major  proposals  of  the  Plan  and  these  maps  should  be  read  in 
conjunction  with  the  te>cb  and  compared  with  the  survey  Fiaps. 


7.  This  Plan,  as  required  of  all  Official  Plans  prepared 

within  the  Metropolitan  Toronto  Planning  Area,  complies  in  general 
intent  and  in  general  land  use  designation  with  the  Metropolitan 
Toronto  Official  Plan,  but  the  detailed  studies  v/hich  have  been 
made  for  this  particular  area  have  enabled  the  imposition  of  more 
exacting  boundaries  between  various  use  classes  and  a  mope  detailed 
policy  statement  as  a  basis  of  control  ox'^er  all  foms  of  development. 
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V  lAlTD  USE  PR0PQSAiJ3 


A.  General  Development  Policy 

1.  Urban  development  and  urban  redevelopment  ^^rill  be  en¬ 

couraged  in  all  appropriate  parts  of  the  Planning  Area. 


2,  The  land  area  of  the  community  has  been  divided  into 

nine  major  use  classifications  and  each  class  is  covered  by  a 
defined  policy  regarding  development  in  that  particular  area.  In 
general  this  policy  shall  ensure  that  development  is  carried  out 
in  a  manner  which  vjill  be  beneficial  to  the  residents  of  Leaside 
and  maintain  a  sound  economic  basis  for  the  Tovm. 


3.  All  development  shall  be  served  with  Municipal  services 

which  shall  include  paved  roads,  paved  sidewalks,  sanitary  sevjers, 
storm  sewers  and  piped  water  supply  and  these  services  shall  be 
provided  by  the  developer  to  the  satisfaction  of  the  Council  or  by 
the  Municipality  under  the  Local  Improvement  Act. 


4.  In  the  case  of  redevelopment  for  residential  purposes, 

idiich  viill  be  confined  to  those  areas  designated  "Residential-High 
Density",  the  Council  shall  be  satisfied  that  no  additional  trunk 
water  or  sewer  mains  are  required  to  serve  such  development,  or  if 
they  are  required,  that  agreements  are  entered  into  between  the 
o^-mer  and  the  Municipality  regarding  the  provision  of  such  trunk 
services. 


5.  Areas  designated  for  Commercial-General  purposes  have 

generally  been  confined  to  localities  already  p^■'edominantly  developed 
as  such,  but  the  expansion  of  these  areas,  by  formal  amendment  to 
this  Plan,  will  be  conslder'-ri  provided  that  certain  conditions  are 
fulfilled  and  agreements  are  entered  into  between  the  owner  or 
developer  regarding  such  matters  as  provision  of  services,  access, 
car  parking  and  protection  of  amenities  for  surrounding  residential 
areas. 
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6.  It  shall  be  the  policy  of  Council  to  ensure,  vvherever 

and  whenever  possible  that  the  amenities  of  Leaside  are  preserved 
and  enhanced  and  in  this  regard  efforts  shall  be  made  to  place  all 
t-.  1  eprcn-.  tied  power  distribution  lines  underground,  to  control 
through  appropriate  by-lav/s,  the  display  of  advertisement  signs  and 
to  replace  trees  and  other  landscape  material  which,  for  one  reason 
or  another, is  destroyed  or  removed. 


7.  A  Committee  of  Adjustment  shall  be  established  follovdng 

the  approval  of  this  Flan,  and  in  dealing  with  applications  for 
any  variance  to  any  Restricted  Area  By-law,  this  Committee  shall 
have  regard  for  the  provisions  of  this  Plan  and  may  impose  a 
conditional  approval  as  it  deems  appropriate,  to  ensure  that  the 
general  intent  and  purpose  of  this  plan  is  not  violated. 


8.  Certain  roads  within  the  Planning  Area  have  been  designated 

as  main  traffic  routes  and  are  shown  as  such  on  Schedule  B.  The 
rights  of  way  will  var^^  from  66  feet  in  width  upwards,  according  to 
the  number  of  traffic  lanes  required  and  in  any  subsequent  Restricted 
Area  By-law,  the  establishment  of  building  set  back  lines  (front 
yard)  shall  be  made  having  regard  for  the  ultimate  width  of  the  road. 


9.  Nothing  in  the  Plan  shall  affect  the  continuance  of  uses 

which  were  legally  established  on  the  date  that  the  Plan  was 
adopted  by  the  Council  of  the  Tovvn  of  Leaside,  but  the  Council,  in 
co-operation  with  the  oivners,  shall  attempt  to  reduce  the  number  of 
non-conforming  uses  whenever  and  wherever  possible. 
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B,  Land  Use  and  CoTPJnunity  Flan  (See  Map  Schedule  A) 


(a)  i.  Residential  -  Medium  Density 

Definition  -  "Residential  ~  Medium  Density"  shall  mean 
that  the  predominant  use  of  the  land  in  the  areas  so  designated  shall 
be  for  single  family  dwellings.  Other  types  of  dwellings  are  inc¬ 
luded  under  this  classification  but  rox^;  houses  and  buildings  or 
structures  containing  more  than  four  (A)  dwelling  units,  normally 
referred  to  as  apartments  are  not  included.  This  classification 
may  include  those  uses  which  are  compatible  to  dwellings  and  which 
are  necessary  to  serve  the  surrounding  dwellings  such  as  churches, 
nursing  homes,  schools  and  parks,  provided  that  adequate  precautions 
are  taken  to  protect  the  value  and  amenities  of  the  area  for  the 
benefit  of  adjacent  dwellings.  Buildings  and  structures  connected 
with  a  public  utility  undertaking  will  also  be  permitted  under  this 
classification. 


Policy  -  The  gross  population  density  in  these  areas  shall 
not  exceed  AO  persons  per  acre  and  for  the  purpose  of  this  Plan 
the  population  for  an  area  shall  be  measured  over  land,  including  any 
internal  streets  or  lanes  and  half  the  'width  of  perimeter  streets, 
excepting  streets  designated  as  arterial  streets  on  Schedule  B,  which 
shall  be  excluded. 


Buildings  and  structures  other  than  dvj’ellings  shall  be 
constmcted  at  least  50  feet  away  from  any  building  containing  dwell¬ 
ing  units  and  in  a  manner  which  is  in  keeping  with  the  character  of 
the  surrounding  dwellings  and  previsions  within  subsequent  Restricted 
Area  By-Laws  shall  ensure  adequate  space,  about  buildings  so  that  no 
depreciation  in  the  value  of  the  dwellings  shall  occur^  and  in  thio 
eonaection  side  and  rear  yards  in  respect  of  non-residential  buildings 
shall  not  be  less  than  20  feet. 

Area  -  approximately  500  acres  of  land  have  been  designated 
"Residential  -  Medium  Density"  -  all  of  which  lies  outside  the 

o 

Thorncliffe  Park  project  and  all  of  which  is  presently  developed. 
Little  change  is  expected  in  the  present  population  density  xvhich, 
in  general,  is  considerably  less  than  the  AO  persons  per  acre 
allowed  under  this  Plan, 


The  foregoing  acreage  figure  is  net,  and  does  not  include 
half  the  adjacent  road  widtir^s. 
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ii  Residential  -  High  Density 

Definition  -  "Residential  -•  High  Density"  shall  mean  that 
the  predominant  use  of  the  land  in  the  area  so  designated  shall  be 
for  multiple  fam.ily  dwellings.  Various  types  of  dx\7-ellings  are  in¬ 
cluded  under  the  classification  but  no  single  family  dwellings  j, 
duplex  or  semi  detached  dwellings  shall  be  permitted.  This  classi¬ 
fication  may  include  those  uses  x^^hich  are  compatible  to  multiple 
family  dwellings  and  x^^hich  are  necessary  to  serve  the  surrounding 
dwellings  and  shall  include  residential  homes  for  the  aged  and  re¬ 
tail  stores >  provided  that  such  stores  are  located  as  single  units 
within,  or  attached  to,  an  apartment  block. 

Retail  stores  as  part  of  the  apartment  development  shall 
not  be  permitted  in  those  areas  on  Bayview  Avenue  identified  as 
modification  Nos,  1  and  2  on  map  schedule  A, 

Policy  -  The  gross  population  density  in  these  areas  shall 
not  be  less  than  40  persons  per  acre  nor  greater  than  I5O  persons 
per  acre,  other  than  in  Thorncliffe  Park  south  of  Thorncliffe  Park 
Drive. 


Buildings  and  structures  other  than  dwellings  shall  be 
constructed  a  minimum  distance  of  ^0  feet  away  from  any  building 
containing  a  dwelling  unit  and  in  a  m.anner  which  is  in  keeping 
with  the  character  of  the  surrounding  dwellings.  Provisions  vxithin 
subsequent  Restricted  Area  By-laws  shall  ensure  adequate  space 
about  buildings  so  that  no  deprecistion  in  the  value  of  the  dwel¬ 
lings  shall  occur  and  in  this  connection  side  and  rear  yards  in  re¬ 
spect  of  non-residential  buildings  shall  not  be  less  than  20  feet. 

Adequate  off  street  parking  shall  be  provided  for  both 
resident  and  visitor  and  vehicular  ingress  and  egress  to  apartment 
buildings,  or  to  areas  devoted  to  the  erection  of  multiple  family 
dwellings  shall  not  be  taken  directly  from  Bayview  Avenue,  Eglinton 
Avenue,  Laird  Drive  or  other  street  classified  in  this  Plan  as  an 
arterial  Street,  except  in  extenuating  circumstances  and  only  then, 
provided  that  precautions  are  taken  to  minimize  the  interference 
with  the  free  flow  of  traffic  on  these  streets. 

Development  shall  only  be  permitted  in  the  areas  designated 
"Residential  -  High  Dens i ty 'Vi’ovided  that  the  Council  is  satisfied 
that  the  existing  municipal  underground  sei^vices  are  capable  of  ca¬ 
tering  to  the  development  proposed  and  if  deemed  incapable  by  the 
Town  Engineer,  then  an  agreement  shall  be  entered  into  between  the 
Municipality  and  the  developer  as  to  the  design  and  cost  apportion¬ 
ment  of  any  work  involved  to  bring  the  services  to  a  suitable  stan¬ 
dard. 


12. 


The  alteration  or  extension  of  any  existing  single- family 
dwelling  located  in  a  "Residential  -  High  Density"  area  shall  not  be 
considered  as  contrary  to  the  definition  and  policy  under  this  section. 


An  amendment  to  this  Plan  shall  be  required  to  establish 
any  additional  Residential  -  High  Density  area  and  prior  to  taking 
the  steps  necessary  to  effect  such  an  amendment,  the  Council  shall  be 
satisfied  that  the  proposed  development,  giving  rise  to  the  need  for 
such  amendment,  will  comply  with  the  policy  established  in  this 
section. 


Area  -  Altogether  eighteen  parcels  of  land  totalling  23.0 
acres  have  been  designated  "Residential  -  High  Density"  and  these  may 
provide  for  a  population  of  about  3,450.  In  addition,  65.0  acres  of 
land  have  been  designated  for  "Residential  -  High  Density"  in  Thorn- 
cliffe  Park  where  the  popuI.ation  is  expected  to  rise  to  about  10,000 
within  the  next  5  years. 


It  should  be  noted  that  certain  blocks  of  land  so  designated 
are  already  fully  developed  with  multiple  dvrellings,  and  the  above 
population  figure  is  not  intended  to  indicate  total  additional  popula¬ 
tion,  but  the  total  population  which  is  expected  to  be  resident  within 
th'£  areas  designated  "Residential  -  High  Density"  by  the  end  of  the 
Plan  period. 


The  foregoing  acreage  figures  are  net,  and  do  not  include 
half  the  adjacent  road  widths. 


13. 


(t>)  Commercial  -  Local 


Definition  -  "Commercial  -  Local"  shall  mean  that  the  pre¬ 
dominant  use  of  the  land  in  the  ai-eas  so  designated  shall  be  for  re¬ 
tail  stores,  restaurants,  service  shops  and  business  offices,  clubs 
and  meeting  halls,  provided  that  these  uses  are  strictly  intended  to 
serve  the  needs  of  residents  in  a  nearby  ar’ea.  iletail  stores,  nor¬ 
mally  referred  to  as  supei7aarkets  or  department  stores,  are  not  in¬ 
cluded  in  this  classification.  Direlling  units  in  the  form  of  apart¬ 
ments  over  stores,  or  as  individual  apai-tment  buildings,  will  be  pei-- 
mitted  under  this  classification. 

Policy  -  "Coifimercial  -  Local"  sites  have  been  designated 
on  map  Schedule  A  in  ai-eas  already  substantially  developed  fox*  comjner- 
cial  use  and  no  additional  areas  may  be  cx'-eated  without  completing 
the  procedures  necessaiy  to  amend  this  Flan.  Prior  to  taking  steps 
necessary  to  effect  any  amendment,  Council  shall  be  satisfied  that 
the  proposed  development,  giving  rise  to  the  need  for  such  ainendrnent 
will  comply  with  the  following  requirements: 

a)  Car  parking  facilities  are  to  be  provided  on  a  basis 
equal  in  area  to  three  times  the  I'etail  floor  area  of 
any  new  stores  such  car  parks  a:re  intended  to  serve. 

b)  Points  of  access  to  car  parking  areas  shall  be  United 
in  number  and  designed  in  a  manner  which  will  ensure 
safe  and  efficient  movement  of  vehiculai-  and  pedestrian 
traffic. 

c)  Vifhere  any  cai'  park  is  to  be  located  adjacent  to  any 
street  right-of-vray  oi  an  area  designated  for  lesiden- 
tial  pu/poses,  then  an  axea  of  land  not  less  than  10 
feet  in  width  shall  be  set  aside  beWeen  the  street 
right-of-way  or  the  residential  area  and  the  car  park 
and  it  shall  be  suitably  landscaped. 

d)  No  building  or  structure  shall  be  erected  within  a 
"Commercial  -  Local"  area  closer  than  5O  feet  to  a 
building  containing  dwelling  units  situated  in  an 
area  designated  for  residential  use,  and  any  such 
building  or  str-ucture  shall  be  sited  and  designed  in 
a  manner  which  will  not  detract  from  nearby  resi¬ 
dential  property  values. 

Area  -  About  3*0  acres  of  land  have  been  so  designated 
on  IIcRae  Drive,  rfillwood  Road  and  Eglinton  Avenue,  The  foi-egoing  fig 
ure  Is  net  and  does  not  include  half  the  adjacent  road  width. 


(c)  Corriiuercial  -  General 


definition  «  ’'Cofrinei-cial  -  Geneial"  shall  :nean  that  the  pi‘e- 
dominant  use  of  the  land  in  the  ai’eas  so  designated  shall  be  for  bus¬ 
iness  offices  and  retail  stoiesy  including  depait’r-ent  sto., es  and 
supeyma^ ket s.  Uses  also  permitted  under  this  classification  shall  in¬ 
clude  gasoline  seivice  stations  and  enclosed  autoi.obile  showroo-i'S 
/neetings  halls,  clubs,  a  ‘enas,  boiling  alleys,  thcatjes  and  sbiilai* 
uses.  di-relling  units  shall  be  pe  i-iitted  eve.  all  of  the  above  uses, 
except  ove'-  gasoline  soivice  stations  o.i“  co<i ''leicial  Oi-  public  gai'ages. 

Policy  -  "Coirmercial  -  Gene  al"  sites  have  been  designated 
on  .lap  Schedule  "A‘'  in  aieas  already  substantially  developed  foi'  com- 
jiGicial  use  and  no  additional  areas  nay  be  created  without  completing 
the  procedures  nccessa.'y  to  a’, .end  this  rlan.  Pi-ioi'  to  taking  any 
steps  necessaiy  to  effect  any  amendment,  the  Council  shall  be  satis¬ 
fied  that  the  proposed  devclop'r.ent ,  giving  rise  to  the  need  for  such 
amendment,  will  co.mply  with  the  folloi\ring  i'equii’eiiients J 

a)  Car  parking  facilities  are  to  be  pi'ovidod  on  a 

basis  equal  in  an  area  to  thiee  tiines  the  lotail  floor 
ai'ea  of  any  such  new  stox-es  the  car  pa-k  may  seive  and 
adequate  to  seive  pioposcd  uses  othe*-  than  retail 
stores, 

b)  Points  of  access  to  cax-  pa.rking  areas  shall  be 
lii.iited  in  nui-boi-  and  designed  in  a  manner  x..rhich 
will  cause  the  .r.inim.um  of  interfe.ence  with  the 
f'-ee  flow  of  traffic  on  Bayview^  and  Eglinton  Avenue 
and  Laird  Drive 

c)  V/here  a  ca.i  pa/k  would  normally  be  adjacent  to  a 
street  /ight-of-way 9  or  an  ax-ea  designated  for 
lesidential  purposes  in  this  Plan,  then  an  axea  of 
land  not  less  than  1C  feet  in  width  shall  be  set 
aside  between  the  sti-cet  ilght-of-way  or  the  res¬ 
idential  a-.ea  and  the  car*  pa  'k  and  this  a'Ca  shall  be 
suitably  landscaped. 

d)  Excep.t  in  the  case  of  infilling  between  tx'fo  build 
ings  used  for  coi.-;;.,  e.  cial  purposes  existing  on  the 
date  of  the  adoption  of  this  Plan,  abutting  the 
street  line  on  Boyview  Avenue  and  i.illwood  road,  no 
building  ojt-  st  uctu  c  ei-ected  in  a  "Co  •ir!:e_-cial  -  Gen¬ 
eral"  area  shall  be  close-  than  1C  feet  to  any  es¬ 
tablished  sti'eet  .'.'ight-of-way  o;.‘  closer  than  5^ 

feet  to  any  building  or  stiuctu  e  containing  dv/cl- 
ling  units  situated  in  an  a  cea  designated  fox*  resi¬ 
dential  pu '.poses. 
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e)  Gasoline  service  stations  shall  only  be  permitted 
provided  that  points  of  ingress  and  egress  are  limited 
in  number  and  provided  that  a  suitably  landscaped  area 
of  land,  not  less  than  5  feet  in  width,  is  provided 
between  the  gasoline  service  station  v/orking  area  and 
all  adjacent  property  lines,  other  than  in  those 
sections  used  for  ingress  and  egress. 

f)  Any  developer  or  o^Amer  is  willing  to  have  restric¬ 
tions  imposed  on  the  commercial  property,  which  will 
control  the  display  of  advertisement  signs,  lights  or 
similar  auxilliary  activities,  which  may  otherwise 
prove  detrimental  to  nearby  residential  property  values. 


ii.rea  -  About  2?.®  acres  of  land  have  been  designated 
"Commercial  -  General"  outside  Thorncliffe  Park  and  59.0  acres 
’within  Thorncliffe  Park.  Only  19.0  acres  within  Thorncliffe  Park 
will  probably  be  used  for  development  as  retail  facilities  the 
remainder  being  intended  for  office  purposes. 


The  foregoing  acreage  figures  are  net  and  do  not  include 
half  the  adjacent  road  widths. 
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(d)  i.  Industrial  --  Li^ht 

Definition  ~  "Industrial  -  Light"  shall  mean  the 
predominant  use  of  the  land  in  the  areas  so  designated  shall  be 
manufacturing,  provided  that  such  manufacturing  is  carried  on 
entirely  within  an  enclosed  building  or  structure  and  provided 
further  that  there  is  no  emission  of  smoke,  noise,  smell  or  vibration. 
Storage  buildings,  offices,  banks  and  restaurants  ydll  also  be  per¬ 
mitted  under  this  classification.  The  m.ain  Ontario  Hydro  Electric 
Power  Commission’s  transformer  station  and  power  lines  east  of 
Millwood  Road  have  been  included  in  this  designation. 


Policy  -  Where  any  area  designated  for  "Industrial  - 
Light"  purposes  abuts  an  area  designated  for  residential,  commercial 
or  open  space  purposes  or  is  separated  from  a  residential,  commercial 
or  open  space  area  by  a  road  only,  then  no  building  or  structure 
within  the  industrial  area  shall  be  erected  closer  than  50  feet  to 
the  boundary,  or  street  right  of  way,  and  the  intervening  land  shall 
be  landscaped  in  a  suitable  manner.  This  intervening  land  may,  to 
a  limited  extent  be  used  for  parking  and  driveway  purposes. 


Vehicular  access  to  industrial  premises  in  this  classi¬ 
fication  shall,  as  far  as  possible,  be  taken  from  streets  of 
secondary  importance  and  all  entrances  and  driveways  shall  be 
designed  in  a  manner  which  will  permit  the  largest  truck  trailer  to 
drav/  clear  of  any  street  right  of  way  for  loading  and  unloading 
purposes. 


Area  -  An  area  lying  north  of  Overlea  Boulevard  has  been 
designated  "Industrial  -  Light"  and  totals  about  49.0  acres  (net), 
excluding  the  Hydro  Electric  Power  Commissions  lands  and  right  of 
way. 
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ii.  Industrial  -  General 

Definition  -  "Industrial  -  General"  shall  mean  that  the 
predominant  use  of  the  land  in  the  areas  so  designated  shall  be 
manufacturing.  This  shall  include  the  processing  of  goods  and  raw 
materials,  storage,  including  bulk  storage  of  oil,  coal,  lumber 
and  similar  materials,  automotive  uses,  builders  and  contractors 
depots,  equipment  supply  undertakings,  transport  terminals  and 
similar  uses,  other  than  those  declared  by  the  Department  of 
Health  to  be  a  noxious  or  offensive  trade.  Offices  and  cafeterias  as 
accessory  uses  to  the  foregoing  uses  and  restaurante  and  banks  shall 
also  be  permitted  under  this  classification. 


Policy  “  Where  land  designated  for  "Industrial  --  General" 
purposes  abuts  land  designated  for  any  other  purpose  other  than  a 
railway,  or  is  separated  from  other  land  by  a  road  only,  then  no 
new  building  or  major  industrial  site  activity  shall  be  erected  or 
take  place  closer  than  20  feet  to  such  boundary  or  street  right-of- 
way  and  the  intervening  land  shall  be  landscaped  in  a  suitable  manner. 
This  intervening  land  may,  to  a  limited  extent,  be  used  for  parking 
and  driveway  purposes.  Notwithstanding  the  foregoing,  it  shall  not 
be  deemed  necessary  to  establish  a  set  back  for  buildings  and  struc¬ 
tures  in  that  part  of  the  industrial  area  lying  between  Wicksteed 
Avenue  and  Eglinton  Avenue  East  on  the  east  side  of  Laird  Drive, 


Vehicular  access  to  industrial  premises  in  this  classi¬ 
fication  shall,  as  far  as  possible,  be  taken  from  streets  of 
secondary  importance  and  all  entrances  and  driveways  shall  be 
designed  in  a  manner  which  will  permit  the  largest  truck  trailer 
to  draw  clear  of  any  street  right-of-way  for  loading  and  unloading 
purposes. 


Area  -  A  large  trapt  of  land  lying  to  the  East  of  Laird 
Drive  has  been  designated  "Industrial  -  General"  and  totals  about 
300,0  acres  (net). 


IB. 


(e)  i.  Open  Space  -•  Parks 


Definition  -  "Open  Space  ~  Parks"  shall  mean  that  in 
the  areas  so  designated,  the  predominant  use  of  the  land  shall 
be  for  recreation  purposes  and  shall  include  flower  gardens,  parks, 
playgrounds,  playing  fields  and  similar  uses.  The  land  shall  be 
kept  free  of  buildings  and  structures  except  for  a  small  percentage 
of  the  area  which  may  have  buildings  or  structures  erected  thereon 
Hhich  are  necessary  to  serve  the  recreational  use  of  the  area. 


Policy  -  All  the  "Open  Space  --  Park"  areas  shown  on 
map  Schedule  "A”  are  already  in  use  as  parks  or  the  land  has  been 
deeded  to  the  Town  of  Leaside  for  park  purposes^  with  the  exception 
of  twn  small  areas  in  the  vicinity  of  the  Leaside  Memorial  Gardens. 


As  the  population  of  the  Leaside  Planning  Area  increases, 
the  need  for  additional  parks  \'/ill  arise  and  the  Council  shall 
attempt  to  secure  additional  park  space  consistent  ivLth  an  overall 
policy  of  2  acres  per  thousand  residents.  As  far  as  possible, 
new  parks  will  be  located  away  from  main  traffic  routes,  near  to 
the  elementary  schools  or  as  extensions  to  existing  parks. 


~  About  -?1,0  acres  of'hGpen  Space  ~  Parks"  have 
been  designated  on  map  Shcedule  "A", 
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ii.  Open  Space  -  General 

Definition  -  "Open  Space  -  General"  shall  mean  that 
in  the  areas  so  designated,  the  predominant  use  of  the  land 
shall  be  for  recreational  purposes.  This  may  include  all  the 
uses  permitted  in  the  "Open  Space  -  Park"  definition,  but  is 
primarily  intended  to  cover  conservation  areas,  steep  slopes 
and  valley  lands  and  areas  not  organized  in  a  forrrial  manner. 
VJithin  these  areas,  sewage  disposal  plants,  waterworks 
appurtenances,  public  utility  structures  and  operations  and 
similar  uses  will  also  be  permitted.  This  classification  is 
not  intended  to  preclude  nursery  and  mrket  gardening,  farming, 
forestry,  or  activity  connected  v/ith  the  conservation  of  soil  or 
wildlife  or  buildings  accessory  to  the  foregoing  uses. 


Policy  -  The  Council  of  the  Town  of  Leaside,  shall 
in  co-operation  with  the  Metropolitan  Toronto  and  Region  Conserva¬ 
tion  Authority  and  other  public  agencies,  purchase  or  make  available 
to  the  general  public,  the  major  portion  of  the  lands  so  designated. 


V'Jhere  any  use  such  as  a  sewage  disposal  plant  or  other 
building  or  structure  connected  with  a  public  utility  undertaking 
is  constructed  within  an  area  designated  as  "Open  Space  -  General" 
then  precautions  shall  be  taken  to  minimize  any  adverse  effects 
such  a  building  or  structure  may  have  on  the  amenities  of  the 
surrounding  landscape  and  any  such  buiXdirvS  ojr  structure  shall  be 
located  at  a  substantial  distance  from  any  area  designated  for 
residential  or  commercial  purposes. 


Nothing  in  this  Plan  shall  prevent  the  establishment 
of  a  car  park  or  refreshment  pavilion  in  appropmte  sections  of 
the  "Open  Space  -  General"  area. 


Area  -  About  205  acres  of  "Open  Space  -  General"  land 
has  been  designated  on  map  Schedule  "A". 
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( f )  Special  Uses 

i.  Schools 

The  Planning  Area  presently  has  four  public  elementary 
schools,  one  separate  elementary  school  and  one  high  school.  The 
number  of  pupils  is  1911,  396  and  1097  respectively. 


Generally  speaking  the  schools  are  quite  well  located 
for  their  service  area,  but  traffic  hazards  near  the  High  School 
are  quite  serious  and  some  action  should  be  forthcoming  to  minimize 
this  problem. 


The  population  study  and  review  of  school  statistics 
contained  in  Appendix  B  and  D  respectively  indicate  that  although 
the  population  of  the  Town  may  rise  from  18,000  people  to 
30,000  people,  the  school  pupil  figure  will  not  rise  in  the  same 
proportion.  Over  the  period  of  the  Plan  it  is  expected  that  six 
(6)  new  High  School  classrooms  will  be  required  and  seventeen  (17) 
new  Elanentary  School  classroom.s  will  be  required.  Possibly  20^ 
or  even  25%  of  the  elementary  school  children  vdll  be  Separate 
School  supporters  and  thus  four  (4)  of  these  classrooms  will  be 
required  at  the  St.  Anselem  school. 


All  of  tho  elementary  school  sites  are  somewhat  cramped 
with  the  exception  of  the  Thorncliffe  Park  school,  and  there  is 
little  room  for  expansion.  No  new  sites  are  anticipated. 


ii.  Community  Facilities 


The  existing  public  library  on  McRae  Drive  is  -well 
located  to  serve  the  major  portion  of  the  community,  but  addi¬ 
tional  library  facilities  will  be  required  in  the  Thornclifie 
Park  Area. 


There  is  only  one  fire  station  in  the  Town  at  this 
time  and  consideration  is  being  given  to  the  expansion  of  the 
present  facilities. 


There  are  numerous  churches  of  all  denominations  serv¬ 
ing  the  community  and  some  of  the  individual  buildings  are  good 
exaraples  of  traditional  church  architecture.  The  lack  of 
adequate  off-street  parking  facilities  presents  a  problem  at 
many  locations  and  efforts  shall  be  directed  to  resolving  the 
situation. 


See  Table  1  on  the  following  page  for  a  summary  of 
the  proposed  land  use  acreages. 
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TABLE  1 


LAND  USE 

ACREAGES  (NET) 

Leaside 

Thornclif fe 
Park 

Total 

Residential  (Medium  Density) 

503  acres 

--  acres 

503  acres 

Residential  (High  Density) 

23 

65 

88 

Commercial  (Local) 

2 

— 

2 

Commercial  (General) 

2? 

59 

86 

Industry  --  Light 

— 

49 

49 

Industry  ~  General 

302 

302 

Open  Space  -  Parks 

21 

10 

31 

Open  Space  ~  General 

87 

118 

205 

Schools  and  Arena 

22 

10 

32 

987  acres 

311  acres 

1298  acres 

Acreage  figure  does  not  include  the  Hydro  Electric  Power 
Commission  ownership  or  right  of  vj-ay. 


23- 


VI.  ROaD  proposals 


The  revision  of  the  present  road  system,  together  with  an 
indication  of  the  streets  proposed  as  arterial  streets,  locations 
where  intersection  improvements  are  necessary  and  proposed  street 
closing  are  shov/n  on  map  Schedule  ’'B"« 


a)  Arterial  Streets 


The  following  streets  are  classified  as  "arterial  streets" 
and  will  provide  for  four  (4)  traffic  lanes  (two  in  each  direction): 

1.  Bayview  Avenue  --  its  entire  length  along  the  west 
bpundary  of  the  Town. 

2.  Eglinton  Avenue  East  -  fz’om  Bayview  avenue  to  the 
east  limit  of  the  Town. 

3.  Laird  Drive  ~  south  from  Eglinton  Avenue  East  to 
its  intersection  with  hillwood  Road. 

4.  Millwood  Road  from  its  intersection  v;ith  Laird  Drive  to 
the  southern  limits  of  the  Tovm, 

5.  Overlea  Boulevard  from  Piillwood  Road  to  the  east 
limit  of  the  Town. 


Routes  number  1  to  4  above  will  have  a  right  of  way  width 
of  86  feet  and  route  number  5  will  have  a  right-of-way  width  of  110  feet. 


Considerable  improvement  is  necessary  at  the  main  inter¬ 
sections  along  these  routes  together  with  a  wider  pavement  on  Laird 
Drive. 


b)  New  Streets 

Several  new  streets  are  proposed  as  fcllov/s: 

1,  New  street  between  Delivery  Street  (Thorncliffe  Park  Drive) 
and  Viick steed  avenue. 

2,  Nev;  street  between  Esandar  Drive  and  Copeland  Street, 
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3.  Nev;  street  linking  Millwood  Road  across  Rumsey  Road 
and  the  block  of  properties  lying  between  Rumsey 
Road  and  .drdrie  Road  to  Lea  avenue, 

4.  New  Street  being  an  extension  of  Delivery  Street 
(re-named)  from  its  present  limit  adjacent  to  the 
Hydro  Electric  Power  Commission  right-of-way  v/esterly 
and  parallel  to  said  right~of-v;ay  and  thence  southerly 
to  connect  wdth  Overlea  Boulevard  opposite  Thorn- 
cliff  e  Park  Drive. 

iill  these  routes  will  have  a  right-of-^my  width  of  66  feet. 


c )  Intersection  Improvement 

This  may  include  the  provision  of  additional  turning  move¬ 
ment  lanes ^  channelization,  underpass  slip  roads  and  general 
reorganization  of  traffic  movement  in  the  light  of  proposals 
annunciated  under  a  and  b  above. 

1.  Eg3.inton  avenue  .East  -  Laird  Drive. 

2.  Eglinton  Avenue  East  -  Brentcliffe  Road. 

3.  Wicksteed  ^s.venue  -  Laird  Drive. 

4.  Laird  Drive  -  Millv/ood  Road  -  Southvale  Drive. 

5.  Eglinton  /ivenue  East  -  Bayvievj-  .vvenue. 


It  is  not  anticipated,  nor  intended,  that  all  the  foregoing 
proposals  shall  be  carried  out  in  the  iraiTied.iate  future  but  the  Council 
shall,  investigate,  these  matters  further  and  rnay  cause  to  be  prepared  a 
detailed  street  improvement  programme  and  establish  an  order  of 
priorities . 


Certain  one-way  systems  v;ill  be  required  in  connection 
with  the  implementation  of  the  foregoing  proposals. 


Changes  beyond  the  limits  of  the  Leaside  Planning  area  and 
other  factors  beyond  the  control  of  the  Town  Council  or  Planning 
Board  may  give  rise  for  the  need  to  amend  these  proposals  or  adjust 
any  subsequent  programme  of  priorities. 
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In  preparing  any  subsequent  Restricted  r^rea  By-law 
congnizance  shall  be  had  of  the  ultimate  right-of-way  widths  of  any 
street  so  determined  by  this  Plan  and  the  front,  side  and  rear 
yard  requirements  which  may  abut  any  arterial  street  specified 
herein  sliall  be  set  accordingly,  nny  "Consent"  which  may  be  granted 
by  the  Planning  Board  under  authority  of  any  wSubdivision  Control  By¬ 
law,  shall  be  made  having  regard  to  the  proposals  under  this  section 
of  the  Official  Plan, 


VII.  IPIPLEMENTATION 


(a)  Zoning 


A  Restricted  Area  By-Law  in  the  form  of  several  By-Laws  and 
amendments  to  By-Laws  is  presently  in  force  in  the  Town, 


These  By-laws, in  common  with  many  throughout  Ontario,  zone 
the  land  in  numerous  classifications  and  set  standards  regarding  the 
space  about  buildings,  car  parking  provisions,  height  limitations 
and  similar  matters.  Certain  deficiencies  and  anomalies  occur  in 
these  By-Laws  and  a  new  comprehensive  By-Lav;  complying  with  the 
provisions  of  this  Plan  vd.ll  subsequently  be  prepared. 


( b )  Subdivision  Control 

The  Planning  Area  is  substantially  built  up  and  no  large 
subdivisions  are  anticipated  nor  can  part-lot  control  be  considered 
as  a  major  planning  tool  as  is  the  case  of  a  rapidly  developing 
suburban  area.  Certain  exceptions  are  noted  below. 


A  Subdivision  Control  By-Law  is  presently  in  force  and  will 
continue  to  be  used  to  control  minor  subdivision  activity  and  the  sale 
of  parcels  less  than  10  acres  in  area  as  in  the  case  of  Thorncliffe 
Park,  A  new  Subdivision  Control  By~Lavir  shall  be  prepared  covering  the 
major  portion  of  the  "Industrial  -  General"  area  in  order  that  a 
measure  of  control  may  be  exercised  in  regard  to  the  remaining 
vacant  parcels. 


In  dealing  with  any  request  for  a  Consent  or  in  dealing 
vdth  any  matter  concerning  the  subdivision  or  resubdivision  of  land, 
the  Planning  Board  and  Council  should  have  regard  for  the  provisions  of 
this  Plan, 


(c)  Public  Works 


No  public  v;ork  shall  be  undertaken  which  does  not  comply 
with  the  provision  of  this  Plan  and  no  v;orks  concerning  the  construction 
of  new  roads  or  underground  services  shall  be  performed  by  a  private 
comipany  or  person  unless  such  works  are  to  service  development 
which  complies  with  the  provisions  of  this  Plan, 
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(d)  Committee  of  Adjustment 

Following  approval  of  this  plan  by  the  liinister  of  Municipal 
Affairs,  a  Committee  of  Adjustment  shall  be  established  under  Section 
32  a., of  the  Hanning  Act,  This  Committee,  in  dealing  with  any  minor 
variances  to  any  Restricted  Area  By~Law,  shall  have  regard  for  the 
provisions  of  this  Plan, 


VIII.  INTERPRETATION 


In  determining  whether  or  not  an  Amendment  to  the  Plan 
is  required,  special  regard  shall  be  paid  to  the  definitions  of 
each  land  use  category  as  explained  under  Part  V  of  this  text. 


The  boundaries  between  the  various  classes  of  land  use 
designated  on  map  Schedule  "A"  are  general  only,  except  where  such 
boundaries  follow  railways,  roads  or  other  definite  physical  barriers 
of  that  type,  and  are  not  intended  to  define  the  exact  limits  of 
each  use  class.  It  is  intended,  therefore,  that  minor  adjustments 
may  be  made  to  these  boundaries  for  the  purpose  of  a  minor  change 
to  the  Restricted  Area  By-Law,  Other  than  such  minor  changes,  it 
is  intended  that  no  areas  or  districts  shall  be  created  that  do  not 
conform  to  this  Plan  in  respect  of  land  use. 


The  fact  that  certain  uses  may  be  permitted  under  this 
Plan  in  the  areas  designated  for  residential  purposes  other  than 
dwellings,  such  as  churches,  schools,  utility  undertakings  and  parks, 
shall  not  imply  that  a  change  shall  automatically  be  made,  if  required 
to  the  Restricted  Area  By-Laws  to  permit  such  uses.  The  Council  shall 
at  all  times,  be  satisfied  that  before  any  of  the  foregoing  uses  are 
introduced  into  a  residential  area  that  there  will  be  no  depreciation 
in  the  value  of  adjoining  residential  land  or  buildings,  that 
adequate  off-street  parking  facilities,  with  a  satisfactory  means  of 
ingress  and  egress  will  be  provided  and  that  no  danger  to  users  of 
adjacent  streets  or  undue  congestion  on  adjacent  streets  shall  occur. 


In  dealing  with  applications  to  extend  or  change  a  non- 
conforming  use,  the  Committee  of  Adjustment  shall  have  regard  for 
the  long  range  proposals  of  this  Plan  and  may  impose  conditions  on 
any  approval  as  it  deems  appropriate.  Any  minor  change  in  use  or 
the  extension  of  a  building  within  its  own  site  shall  not  require 
any  amendment  to  this  Plan,  but  the  site  area  of  a  non-conforming 
use  shall  not  be  extended  ^vithout  approval  and  compliance  with  the 
procedures  necessary  to  amend  this  Plan, 
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It  is  not  intended  to  amend  this  Plan  unless  substantial 
evidence  is  brought  to  light  which  would  justify  such  an  amendment, 
but  the  Council  does  recognize  that  changing  circumstances  may- 
give  rise  to  the  need  for  modifications.  Due  consideration  shall 
be  given  to  any  proposal  which  is  in  conflict  with  this  Plan,  but 
the  health,  amenity,  convenience  and  economic  stability  of  the 
community  as  a  whole,  shall  take  precedence  over  individual 
interests. 
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APPENDIX  A. 

LOCATION  k  PHYSICAL  FEATURES 


Locat ion 

The  Town  of  Leaside  occupies  a  central  position  in  Metropolitan 
Toronto.  On  the  west,  it  is  bounded  by  the  northern  extension  of  the 
City  of  Toronto.  To  the  north  and  east,  it  borders  on  the  Township 
of  North  York;  while  on  its  southern  perimeter,  it  is  bounded  by  the 
Township  of  East  York.  VJith  an  area  of  2.4  square  miles,  the  Town 
of  Leaside  represents  about  one  per  cent  of  the  land  area  of  Metropoli¬ 
tan  Toronto. 


Physical  Features 

The  most  significant  topographic  features  found  in 
Metropolitan  Toronto  is  the  old  shore  cliff  of  glacial  Lake  Iroquois, 
the  fore-runner  of  present  day  Lake  Ontario.  In  its  most  dramatic 
form,  the  cliff  stands  out  as  Scarborough  Bluffs.  However,  in  the 
City  of  Toronto,  it  extends  as  a  steep  hill  some  75  feet  in  height 
as  seen  just  north  of  Davenport  Road.  In  other  parts,  the  shore 
cliff  is  less  pronounced  and  is  recognized  by  a  slope  which,  relative 
to  the  topography  generally  found  in  Metropolitan  Toronto,  is  steeper 
and  more  extensive. 


At  its  greatest  extent,  glacial  Lake  Iroquois  formed  a 
large  bay  at  the  mouth  of  the  Don  River.  Across  the  mouth  of  this 
bay,  a  gravel  bar  was  formed  which  caused  the  Don  to  deflect  westward 
in  order  to  continue  its  flow  to  the  lake.  As  the  lake  levels  dropped, 
the  river  was  forced  to  readjust  its  grade  so  that  today  it  flows  as  a 
misfit  in  a  large  deep  valley. 


The  Town  of  Leaside  'idiich  lies  between  400  and  500  feet 
above  sea  level  is,  for  the  most  part,  underlain  by  sand  deposits 
laid  down  by  Glacial  Lake  Iroquois.  The  old  shore  cliff  is  not 
pronounced  in  this  area  and  a  steepening  slope  towards  the  Don  Valley 
is  all  that  is  apparent. 
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The  relatively  steep-sided  valley  of  the  Don  River  swings 
westward  at  this  point,  due  to  the  deflection  caused  by  the  gravel 
bar  formed  in  the  geologic  past.  As  a  result,  the  river  bounds 
the  Town  on  its  southern,  as  well  as  part  of  its  eastern  boundaries 
and  gives  it  a  sharp  physical  separation  from  parts  of  East  York 
and  North  York.  Elsewhere,  the  boundaries  of  Leaside  have  no  refer¬ 
ence  to  physical  features. 
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APPENDIX  B 
POPUUTION  STUDY 


The  population  of  both  Canada  and  Metropolitan  Toronto  has 
shovm  a  rapid  growth  in  the  years  following  the  Second  V/orld  War. 

The  metropolitan  area,  however,  has  shared  an  increasing  proportion  of 
the  national  as  well  as  the  provincial  growth.  In  1956,  Metropolitn 
Toronto  contained  9.5  per  cent  of  the  national  population,  and  28.0 
per  cent  of  the  provincial  population. 


The  bulk  of  this  population  grovrt:,h  was  accommodated  within 
the  metropolitan  area  by  the  development  of  new  land  rather  than 
intensive  redevelopment  of  existing  areas.  The  growth  of  the  Town 
of  Leaside  reflects  this  tendency.  Basically  the  Town  has  under¬ 
gone  two  periods  of  development.  The  first  was  during  the  pre-war 
years,  1931  to  1941,  when  the  population  grew  from  93B  to  6,183,  a 
559.2  pero^itage  increase.  During  the  war  years  no  significant 
development  took  p]ace,  but  in  the  period  immediately  following, 
Leaside  again  underwent  a  rapid  expansion.  (Table  l).  By  1951, 
the  population  had  increa&ed  by  10,050  over  the  previous  census  year. 
This  latter  growth  largely  used  up  the  available  land  so  that  in  the 
years  subsequent  to  1951,  the  population  growth  has  tended  to  level 
off. 


Future  population  growth  in  Leaside  will  result,  consequently, 
from  high  density  development.  The  central  position  of  the  To’^  in 
the  metropolitan  complex  makes  it  an  ideal  place  for  residential 
development.  As  almost  all  available  land  is  already  in  use,  the 
emphasis  will  be  for  high  density  development,  both  to  achieve 
financial  return  on  land  bearing  a  high  price  as  well  as  to  satisfy 
a  growing  tendency  for  the  population  to  return  from  the  outlying 
suburbs. 
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TABLE  1 

Population  Growth  for  the  Town 
of  Leaside  1921  -  1980 


(Total) 


Year 

Number 

Increase 

Percentage 

1921  (A) 

325 

1931 

938 

613 

188.6 

1941 

6,183 

5,245 

559.2 

1951 

16,233 

10,050 

162.5 

1956 

16,538 

305 

1.8 

1961  (B) 

18,271 

1,733 

10.5 

1980  (C) 

28,000 

Source: 

Census  of  Canada 

(a)  Leaside  incorporatdi  1913 

(B)  Municipal  Statistics 

(C)  Estimated  Metropolitan  Toronto  Planning  Board. 
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Table  2  shows  the  density  of  population  for  Leaside  and 
Metropolitan  Toronto  for  the  years  195S  and  1980,  It  is  to  be 
noted  that  the  density  per  square  mile  in  Leaside  will  rise  propor¬ 
tionately  faster  than  the  metropolitan  area  as  a  whole. 


TABLE  2 

Density  of  Population  for  Leaside  and  Metropolitan 
Toronto,  1958  to  1980.  (Metro  Toronto  draft  Official  Plan) 


1958 


1980 


Area  Sq. 

Persons  per 

Persons  per 

Miles 

No. 

Sq.  Mile 

No. 

Sq.  Mile 

Leaside 

2.4 

16,600 

6,920 

28,000 

11,700 

Metro- 

241.0 

1,480,000 

6,100 

2,300,000 

9,500 

Toronto 


Table  3  shows  the  composition  of  the  population  by 
occupational  age  groups  for  Canada,  Metropolitan  Toronto  and  Leaside. 

One  interesting  fact  which  appears  is  that  Leaside,  proportionate  to 
Metropolitan  Toronto,  has  fewer  pre-school  age  children  but  more 
children  of  school  age.  The  population  in  the  working  age  groups 
shows  a  similar  proportion  to  that  in  the  metropolitan  area. 

Undoubtedly,  this  breakdown  reflects  the  rapid  population  growth  of 
the  Town  in  the  immediate  post-war  period.  The  Town  of  Leaside  contains 
in  the  main,  family  owned  housing.  Usually  a  high  proportion  of  owner 
occupied  housing  indicates  a  relatively  stable  population.  A  goodly 
number  of  these  homes  were  first  occupied  in  the  1945  -  1951  period 
by  families  in  the  initial  stages  of  formation,  either  already  possessing 
young  children  or  expecting  to  have  them  shortly.  The  intervening 
ten  to  fifteen  years  have  allowed  the  parents  to  age  and  the  pre¬ 
school  children  to  grow  to  school  age. 
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TABLE  3 

Population  by  Occupational  Age  Group 
for  Canada,  Metropolitan  Toronto  and 
Leaside  1956 


Canada  Metropolitan  Toronto  Leaside 


Age  Group 

No. 

(1,000 

% 

’s) 

No. 

% 

No. 

% 

Pre-School 

(0-4) 

1,984 

12.3 

137,724 

10.1 

1,122 

6.9 

School-Age 

(5-19) 

4,404 

27.4 

271,306 

20.1 

3,896 

23.5 

Working  Age 
(20-64) 

8,449 

52.5 

834,933 

61.4 

10,299 

62.1 

Elderly 
(6*5  plus) 

1,244 

7.S 

1U,065 

8,4 

1,221 

7.5 

Total 

16,081 

100.0 

1,358,028 

100.0 

16,538 

100.0 

Source:  Census  of  Canada,  1956 

Table  4  shows  that  the  age  group  10  -  14  contains  8,9  per 
cent  of  the  Leaside  population  whereas  for  the  metropolitan  area, 
it  is  only  6.2  per  cent.  Similarly,  it  should  be  noted  that  the 
age  group  of  35-44  and  45-54  are  proportionately  higher  in  Leaside. 
Conceivably,  this  reflects  the  aging  of  the  parent  group  in  the  1945- 
51  population  growth. 


TABLE  L 

Population  of  Age  Groups  for  Leaside 
and  Metropolitan  Toronto  -  1956 


Leaside  Metropolitan  Toronto 


Age  Groups 

No. 

% 

No. 

0-4 

1,122 

6.9 

137,724 

10.1 

5-9 

1,356 

8.3 

117,005 

8.7 

10-14 

1,451 

8.9 

83,228 

6.2 

15-19 

1,089 

6.7 

71,073 

5.2 

20-24 

953 

4.7 

'99,884 

7.3 

25-34 

1,793 

10.0 

250,066 

18.5 

35-44 

2,920 

18.2 

207,468 

15.1 

45-54 

3,027 

18.3 

161,872 

11.9 

55-64 

1,606 

9.8 

115,643 

8.5 

65-69 

524 

3.1 

43,856 

3.2 

70  plus 

697 

4.2 

70,209 

5.3 

Total 

16,538 

100.0 

1,358,028 

100.0 

Source.:  Census 

of  Canada 

,  1956. 

TABLE  5 

Population  by  Sex  Composition  for  Leaside 
and  Metropolitan  -  1956 


Leaside  Metropolitan  Toronto 


Sex 

No. 

% 

No. 

% 

Male 

7,903 

47.8 

669,358 

49.3 

Female 

8,635 

52.2 

688,670 

50.7 

Total 

16,538 

100.0 

1,358,028 

100.0 
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Population  Projection 

By  1980,  the  population  of  Leaside,  as  projected  by  the 
Metropolitan  Toronto  Planning  Board,  is  estimated  to  reach  28,000. 
This  is  not  quite  a  doubling  of  the  I960  population.  As  it  has 
already  been  pointed  out,  there  is  little  undeveloped  land  remaining 
within  the  town  limits,  the  last  large  tract  now  being  utilized 
for  the  Thorncliffe  Park  development.  Any  further  population 
increase  must  come,  consequently,  from  either  a  more  intensive  use 
of  the  existing  housing  or  redevelopment  of  this  housing  into  high 
density  apartment  blocks. 


The  Thorncliffe  Park  development  is  an  example  of  the 
growing  tendency  towards  high  density  apartment  construction.  The 
plans  for  this  development  project  the  construction  of  4,500  units 
of  bachelor,  one  bedroom  and  two  bedroom  suites  (approximately  a 
one-third  ratio  for  each)  by  1965  depending  to  a  degree  upon  the 
market  demand  for  such  accommodation.  The  population  for  this 
project  alone  is  expected  to  range  between  10,000  and  13,000.  At 
present  only  a  small  part  of  this  development  has  been  completed 
and  the  resident  population  is  included  in  the  I960  estimate.  The 
bulk  however,  has  yet  to  be  opened  and  the  expected  population 
increase  will  cause  the  Town’s  population  to  reach  the  1980  projected 
total  before  1970.  Any  further  redevelopment  elsewhere  in  the  Town 
will  further  add  to  this  total.  As  a  result,  the  projected  pop¬ 
ulation  of  28,000  for  1980  is  considered,  in  the  light  of  these 
developments,  to  be  conservative.  The  1980  population,  therefore, 
is  projected  to  reach  a  total  of  30,000, 
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APPENDIX  C 

emplcymeimt  statistics 


The  need  and  ability  of  any  large  complex  to  grow  and 
prosper  depends  in  large  measure  upon  its  employment  opportunities. 
In  this  respect,  the  area  of  Metropolitan  Toronto  is  well  endowed. 

In  1956,  the  labour  force  in  the  metropolitan  area,  compared  to  the 
total  population,  was  45  per  cent,  wtiile  in  Canada,  the  proportion 
was  only  3o  per  cent. 


Table  1  shows  that  the  Town  of  Leaside  has,  in  absolute 
terms,  only  2.9  per  cent  of  the  total  employment  of  the  Metropolitan 
Toronto  Planning  Area.  As  almost  all  of  the  available  industrial 
land  in  the  Town  is  already  in  use,  it  has  been  projected  that  by 
I9SO  employment  will  increase  3  per  cent  to  total  19,500  jobs. 
Proportionate  to  the  planning  area,  the  Town's  employment  will  fall  to 
1.6  per  cent. 


TABLE  1 

Distribution  of  Employment  for  Leaside,  Metropolitan 
Toronto,  and  the  Metropolitan  Toronto  Planning  Area. 
1956  and  1980  -  (Employment  in  1,000's) 


1956  1980 


Increase 


No. 1,000's 

%  of  total 

No. 1’000's 

%  of  total 

1956  -  1980 

Leaside  19.0 

2.9 

19.5 

1.6 

3 

Metropolitan 

Toronto  63O.O 

95.2 

1,043.0 

86.0 

66 

Metropolitan 

Toronto 

Planning  Area 

662.0 

100.0 

1,213.0 

100.0 

83 

Source:  Metropolitan  Toronto  Planning  Board  -  based  on  a 
population  projection  of  28,000. 
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Although  in  absolute  terms,  the  total  employment  is  not 
large,  Leaside  along  with  the  City  of  Toronto  has  very  high  employ¬ 
ment  opportunities  relative  to  its  population.  Even  though  there 
will  be  by  1980  an  estimated  3  per  cent  increase  in  employment  compared 
to  a  66  per  cent  increase  for  the  metropolitan  area,  the  jobs  per 
square  mile  in  Leaside  will  still  be  approximately  double  that  in 
Metropolitan  Toronto.  This  is  further  illustrated  in  Table  2.  In 
1956,  the  ratio  of  employment  to  population  was  115  per  cent  for 
Leaside,  This  indicates  that  the  number  of  workers  employed  in  the 
Town  was  greater  than  the  resident  population.  By  1980,  when  the 
population  is  expected  to  almost  double,  this  ratio  will  fall  to 
70  per  cent,  still  very  considerably  higher  than  the  ratio  for 
Metropolitan  Toronto  or  the  Metropolitan  Toronto  Planning  Area. 


Obviously  then,  as  far  as  employment  is  concerned,  Leaside 
draws  its  workers  from  the  whole  metropolitan  area  as  its  resident 
population  is  too  small  to  supply  the  required  numbers.  In  1954, 
it  was  estimated  that  only  21  per  cent  of  the  resident  labour  force 
was  employed  locally.  Consequently,  Leaside  is  and  will  remain, 
an  integrated  part  of  the  metropolitan  area.  It  will  depend  on  the 
metropolitan  area  for  its  labour  force,  and  the  metropolitan  area 
will  depend  partly  on  Leaside  as  a  source  of  employment  opportunities. 
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TABLE  2 

Employment  Density  for  Leaside,  Metropolitan 
Toronto,  and  the  Metropolitan  Toronto  Planning  Area 


1956 


1980 


Land  Area 
Sq.  I^Iiles 

Number  • 
Employed 

Jobs  per 
Sq.Mile 

Number 

Employed 

Jobs  per 
Sq.Mile 

Leaside 

2.4 

19,000 

7,920 

19,500 

8,120 

Metropolitan 

Toronto 

2A1.0 

630,000 

2,610 

1,043,000 

4,330 

Metro  Toronto 
Planning  Area 

719.7 

662,000 

920 

1,213,000 

1,690 

Source:  Metropolitan  Toronto  Planning  Board. 


TABLE  3 

Ratio  of  Emp].oyment  to  Population  for  Leaside, 
Metropolitan  Toronto  and  the  Metropolitan  Toronto 
Planning  Area  -  1956  and  1980 


1956 

1980 

Population 

Employirient 

Rates 

Population 

Employment 

Rat 

Leaside  16,500 

19,000 

115 

28,000 

19,500 

70 

Metropolitan 

Toronto  1,358,000 

630,000 

46 

2,300,000 

1,043,000 

45 

Metropolitan 

Toronto  Plann¬ 
ing  Area  1,475,800 

662,000 

45 

2,800,000 

1,213,000 
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APPENDIX  D 


SCHOOL  STATISTICS 


The  pattern  of  school  enrollment,  understandably,  closely 
follows  the  patterns  of  population  growth.  The  development  of 
Leaside  in  the  immediate  post-war  period  stimulated  a  rapid  growth 
of  population.  The  in-migrating  population  was  largely  composed 
of  young  families  with  young  children.  These  children  have  during 
the  intervening  years  grown  to  elementary  or  high  school  age.  In 
the  following  years,  this  crest  will  continue  its  inevitable  climb 
up  the  age  ladder  and  consequently  out  of  the  school  age  population 
group.  It  might  therefore  be  assumed  that  the  present  Leaside 
school  enrollment  represents  a  temporary  peak. 

This  peak  is  reflected  in  the  census  counts  for  1951  and 
1956.  In  1951,  the  pre-school  age  group  accounted  for  10,0  per  cent 
of  the  total  population,  while  in  1956,  the  group  contained  only 
6,9  per  cent,  Similarily,  in  1951  the  school  age  group  contained 
22,4  per  cent  of  the  population,  wiiich  by  1956  had  risen  to  23.5  per 
cent.  With  the  decline  of  the  pre-school  age  group  in  1956,  it  is 
expected  that  school  enrollment  will  decline  from  the  peaks  presently 
established. 


The  added  population,  brought  about  by  the  addition  of 
high  rise  apartments,  should  not  materially  affect  this  trend. 

It  has  been  found  in  Metropolitan  Toronto  that  apartments,  and 
especially  high  rise  apartments,  do  not  contain  proportionately  as 
large  a  number  of  school-age  children  per  dwelling  unit  as  does 
single  family  housing.  The  rule  in  this  instance  seems  to  be  that 
families  living  in  apartments  move  to  other  types  of  housing  once 
their  children  approach  or  reach  school  age. 


This  aspect  of  apartment  living,  that  is  ito  say 
accommodation  being  largely  confined  to  single  people  or  childless 
couples,  need  not  necessarily  continue.  In  many  large  American 
cities,  it  is  not  the  case;  New  York  and  Chicago  are  two  examples. 
There,  apartment  life  is  part  of  the  norm,  not  just  a  temporary 
substitute  for  private  housing.  But  in  Metropolitan  Toronto,  the 
acceptance  of  apartment  living  as  a  permanent  home  has  not  been 
totally  achieved.  Nevertheless,  with  the  flight  to  the  suburbs 
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very  much  slowed  down  and  a  return  to  the  city  beginning,  a 
greater  acceptance  of  apartments  may  be  expected  and  a  gradual 
change  from  low  density  to  high  density  conditions  realized,  ^Vhat 
form  this  change  will  take  in  Leaside  and  when  it  will  happen  is 
still  conjecture,  but  the  past  situation  of  a  lower  number  of 
school  age  children  per  apartment  suite,  compared  to  single  family 
housing  will  probably  take  an  upward  swing  and  there  will  be  a 
gradual  balancing  of  the  two  extremes. 


As  of  January  1,  1961,  there  were  three  public  elementary 
schools  in  operation  in  Leaside  as  well  as  one  high  school  and  one 
separate  elementary  school.  The  public  elementary  school  enrollment 
was  1911  while  that  of  the  high  school  was  1097.  The  separate  school 
had  39S  pupils. 


By  September  1962,  the  Thorn cliffe  Park  Public  elementary 
school  was  well  established  having  an  enrollment  of  177  pupils,  but 
the  total  enrollment  in  Leaside  public  elementary  schools  had  dropped 
to  1728.  The  Separate  School  enrollment  had  also  decreased  to  3B7 
pupils,  but  the  High  School  had  increased  to  1216,  These  figiires 
bear  a  close  relationship  to  the  anticipated  trend. 


Projected  School  Population 

In  order  to  assess  future  school  populations,  it  is 
necessary  to  distinguish  between  the  two  basic  types  of  populations 
v;hich  will  be  living  in  Leaside,  those  in  single  family  housing 
and  those  in  apartments.  Each  vjill  shov;  different  school  rates. 


The  population  living  in  single  family  housing  can  be  taken 
as  the  i960  population  of  17,000.  Although  there  are  some  apartment 
dwellers  included  in  this  total,  they  are  at  present  a  small  minority 
and,  for  the  purpose  at  hand,  insignificant. 
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In  1956,  the  total  school  age  population  accounted  for 
23.5  pel"  cent  of  the  population.  This  compares  to  20.1  per  cent 
for  Metropolitan  Toronto,  and  27.4  per  cent  for  Canada  as  a  whole. 

As  it  has  already  been  pointed  out,  the  school  age  population  in 
Leaside  has  probably  reached  a  temporary  peak  and  should  shortly 
begin  to  decline.  It  is  estimated  that  the  proportion  should 
approach  that  found  in  the  metropolitan  area  and,  perhaps  for  a 
temporary  period  fall  below  it,  however, as  the  generations  begin 
to  replace  themselves  and  new,  young  families  begin  to  replace 
those  established  in  the  1945-1951  period,  the  proportion  vdll  once 
again  rise.  The  average  over  the  twenty  year  period  to  1980  is, 
consequently,  expected  to  run  at  about  21.5  per  cent  of  the  population. 


In  1956,  the  secondary  school  population  accounted  for 
34.2  per  cent  of  the  school  age  population  and  6.4  per  cent  of  the 
total  population.  This  is  a  high  rate  and  once  again  reflects  the 
aging  of  children  from  the  1945-1951  family  formation  period. 
Consequently,  the  rate  is  considered  to  be  temporary.  The  metro¬ 
politan  rate  in  1956  was  5 *4  per  cent  of  the  total  population. 

Similar  to  the  total  school  age  population,  this  rate  should  decline  in 
the  near  future,  but  with  a  turnover  of  the  generations,  it  should 
readjust  itself.  It  is  estimated  that  the  average  for  the  twenty 
year  period  to  1980,  the  secondary  school  population  will  be  27.0 
per  cent  of  the  school  age  population  and  6.0  per  cent  of  the  total 
population. 


The  apartment  dwellers  are  expected  to  number  approxLmately 
13,000  of  the  estimated  1980  population  of  30,000.  According  to 
adjusted  estimates  derived  from  the  Apartment  Survey  1958,  by  the 
Metropolitan  Toronto  Planning  Board,  the  school  age  population  is 
expected  to  amount  to  8,0  per  cent  of  the  apartment  population  or 
approximately  IO5O,  Of  this  number  9.0  per  cent  or  100  are  expected 
to  be  secondary  school  children. 
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Based  on  the  population  forecast  of  30,000  persons  by 
1930,  the  expected  school  population  will  be  as  follov/s: 


TOTAL  SCHOOL  AGE  POPULATION 

(i)  Home  Owners  (21.5  peJ"  cent  of  total  population)  -  3650 

(ii)  Apartment  Dwellers  -  (S.O  per  cent  of  total  po pulat i on ) -1050 

TOTAL  4700 


SECONDARY  SCHOOL  P0PUL4TI0N 

(i)  Home  Owners  (27.0  per  cent  of  school  age  population)  -1000 

(ii)  Apartment  Dwellers  (9*0  per  cent  of  school  age  popula- 

tion)  -  100 

TOTAL  1100 

ELEMENTARY  SCHOOL  POPULATION 

(i)  Plome  Owners  -  (Difference  of  above)  -2650 

(ii)  Apartment  Dv\rellers  (Difference  flf  above)  -  950 

TOTAL  3600 


This  situation  would  impose  the  need  for  37  Secondary 
School  classrooms  based  on  30  pupils  per  room  and  100  Elementary 
School  classrooms  based  on  35  pupils  per  room. 


Table  1  on  the  following  page  indicates  the  present 
situation  and  implies  that  6  new  High  School  classrooms  will  be 
required  by  1980  and  17  new  Elementary  School  classrooms.  Perhaps 
4  of  the  latter  will  be  needed  for  Separate  School  supporters. 
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January  1,  1961. 

Scheduled  to  open  Spring  1961.  Classes  presently  held  in  Bessborough  Drive  P.S. 
Includes  in  enrollment  four  classes  held  at  Bessborough  Drive  P.S. 

Unavailable . 
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appendix  E  , 

COMUNITY  FACILITIES 


(a)  Police  Protection 

Police  protection  is  carried  out  by  the  unified  Metropolitan 
Toronto  Police  Department.  At  the  moment,  Leaside  as  well  as  all  of 
East  York  is  part  of  police  division  number  25  with  division  head¬ 
quarters  at  the  intersection  (?f  Coxwell  and  Mortimer  Avenues. 


Future  plans  envisage  a  change  in  division  boundaries. 

As  yet,  these  plans  are  under  study  and  no  definite  proposals  have 
been  finalized. 


(b)  Fire  Protection 


Fire  protection  is  carried  out  by  the  Leaside  Fire 
Department.  There  is  one  fire  station  in  the  Town  (located  adjacent 
to  the  Municipal  Building)  which  houses  one  840  gallon  pumper  truck 
and  one  75  foot  aerial  ladder  truck.  The  Fire  Department  comprises 
a  force  of  41  men. 


In  the  not  too  distant  future,  plans  are  to  build  an 
additional  fire  station  in  or  about  the  Thorncliff  Park  development. 
An  aerial  ladder  truck  with  sufficient  reach  for  the  high  rise 
buildings  is  to  be  acquired. 


(c)  Library  Facilities 

The  Leaside  Public  Library  has  its  main  branch  at  165 
McRae  Drive  with  a  boys  and  girls  branch  located  at  Northleas  Public 
School.  The  library  contains  approximately  34,000  books  of  which 
about  17  per  cent  are  at  the  Northleas  Branch,  Besides  books,  the 
library  operates  a  i*ecord  lending  service.  As  such,  the  library 
does  not  sponsor  or  operate  other  activities.  Rooms  are  rented 
at  the  main  branch  building  to  clubs  and  groups  at  nominal  fees. 

In  addition,  a  basement  room  in  the  building  is  operated  by  the 
recreation  section  of  the  Town  of  Leaside  for  club  and  group 
activity. 
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APPENDIX  F 

THE  DRAFT  OFFICIAL  PLAN  FOR  THE 
METROPOLITAN  TORONTO  PLiiNNING  AREA 


The  proposed  land  use  in  the  draft  Metropolitan  Toronto 
Plan  is  quite  simple  and  straightfon'/ard  as  far  as  Leaside  is 
concerned.  This  Plan  accepts  the  situation  that  now  exists  and  desig¬ 
nates  land  use  in  the  Thorncliffe  Park  Area  in  accordance  with  the 
subdivision  agreement  for  that  area. 


The  Metropolitan  Plan  envisages  a  population  for  Leaside 
of  about  28,000  in  1980  as  against  the  Leaside  Plan  proposal  of 
30,000. 


Both  Plans  are  almost  identical  as  far  as  the  broad 
pattern  of  development  is  concerned,  but  the  Leaside  Plan  includes 
a  more  detailed  breakdown  of  the  various  land  use  classifications 
and  develoipment  of  the  Bayview  shopping  area  has  been  expanded  in 
depth  from  the  Metro  proposals.  It  is  natural  and  appropriate 
that  the  Leaside  Plan  contains  a  much  more  detailed  policy  regarding 
development  under  all  classifications  than  that  of  the  Metro  Plan. 


Neither  the  Metro  Plan  nor  the  Leaside  Plan  contain  major 
road  proposals  which  affect  the  area,  although  the  Don  Valley  Parkway 
now  under  construction,  passes  very  close  to  the  southern  limits 
of  Leaside,  The  Leaside  Plan,  however,  does  contain  proposals  for 
the  improvement  of  certain  intersections  on  Eglinton  Avenue  and 
Laird  Drive  and  for  selecting  certain  streets  within  the  community 
for  improvanent  as  main  collector  routes  and  the  relegation  of 
certain  other  streets  to  a  roll  of  local  service  function  only. 
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BASIS  OF  AREA  CALCUUTIONS 


Residential  Areas 


Medium  density  districts,  which  form  the  greater  part 
of  the  residential  area  under  this  Plan,  are  not  intended  to 
provide  accommodation  f or  more  than  40  persons  per  acreo 


Existing  housing  areas,  which  consist  primarily  of 
single  family  types,  but  with  some  duplex  or  semi-detached,  presently 
contain  from  6  to  8  houses  per  acre  and  assuming  3»5  persons  per 
dwelling,  this  results  in  a  density  of  about  25  persons  per  acre. 

For  the  purpose  of  this  calculation,  the  area  has  been  measured 
to  include  secondary  streets  and  internal  lanes  and  half  the  vddth 
of  perimeter  streets  excluding  those  streets  v^hich  are  considered 
as  main  traffic  arteries. 


A  maximum  figure  of  40  persons  per  acre  is  thus  intended 
to  allow  duplex  semi-detached  and  double  duplex  dwellings,  but 
preclude  row  housing,  maisonettes  or  buildings  containing  more 
than  4  apartment  units.  Densities  will  of  course  be  much  lower 
than  this  in  areas  devoted  exclusively  to  single  family  dv;ellings 
on  large  lots. 


High  density  areas  are  not  intended  to  be  permitted 
having  a  population  density  of  less  than  40  persons  per  acre  nor 
more  than  200  persons  per  acre,  and  for  the  purposes  cf  popula¬ 
tion  calculation  and  design  of  services  200  persons  per  acre 
has  been  used. 
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Residential 

-  High 

Density  areas  (excluding  Thorncliffe) 

Location 

Area 

Existing  Pop. 

Proposed  Pop. 

Increase 

Lea  Avenue  &  Kenrae 

1,33  Ac 

75 

200 

125 

Kenrae  &  Randolph 

2.13  ” 

88 

320 

232 

Lea  &  Randolph 

3.20  " 

136 

480 

344 

Sutherford  &  Lea 

3.10 

147 

465 

318 

Airdrie  k  Heath 

3.43 

171 

514 

343 

Airdrie  k  McRea 

2.94 

140 

414 

274 

Millwood  (S)  nr  Bayview 

2  65 

98 

398 

300 

Bayview  k  Broadway 

1.70 

298 

255 

-  *(i) 

Bayview  k  Glenvale 

2.22 

180 

333 

153 

Eglinton  k  Laird 

1.46 

100 

100 

Eglinton  to  Don  Avon 

1.90 

352 

285 

-  ^(a) 

Eglinton  to  Brentcliff 

1.90 

182 

285 

103 

East  of  Brentcliff 

2.49 

385 

373 

-  *(3) 

Other  Blocks  designated  for  multiple  use  (high  density 
residential),  notably  along  Bayview  south  of  Eglinton  remain  un¬ 
changed  under  the  Plan. 


Note  1.  It  will  be  noted  that  the  proposed  popula¬ 

tion  here  is  less  than  existing  at  present.  In 
practice  however,  there  are  5  single  family  dwellings 
in  existence  which  could  be  demolished  and  replaced 
by  apartments.  The  area  they  occupy  amounts  to 
about  ^  acre  and  at  150  persons  per  acre,  125  persons 
could  be  accommodated  (less  5  x  3-*5  =  18)  (ie)  an 
increase  of  107  people. 


Note  2o  It  will  be  noted  here  that  the  proposed 

population  here  is  less  than  existing  at  present. 
This  block  is  fully  developed  and  no  bhango  is 
anticipated. 


Note  3o  It  will  be  noted  here  that  the  proposed 

population  is  less  than  existing  at  present.  This 
block  is  fully  developed  and  no  change  is  antici¬ 
pated. 


The  total  increase  in  population  under  this  Plan,  other 
than  Thorncliffe  Park,  thus  amounts  to  about  2,200. 
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The  present  population  of  the  Town  (Spring  I96I)  is 
estimated  to  be  about  18,000,  including  Thorncliffe  Parko  A 
further  10,000  people  are  expected  within  Thorncliffe  and  2,200 
elsewhere  in  the  Town  as  noted  above »  The  total  population  under 
these  designations  is  thus  expected  to  be  about  30,000  by  the  end 
of  the  Plan  period  (1981), 


Commercial  Areas 


Commercial  areas  in  Leaside  will  be  devoted  primarily 
to  retail  stores  and  offices  while  v/arehousing ,  builders  depots 
and  similar  uses  will  be  directed  to  the  industrial  areas,  A 
maximum  overall  figure  of  about  2  acres  of  commercial  land,  (that 
is  to  say  ''Commercial  Local"  and  "Commercial-General")  per  thousand 
population  may  be  expected  in  the  Planning  Area  by  ^981.  This 
compares  with  about  1.6  acres  per  tnousand  population  at  the  present 
time. 


The  Official  Plan  for  Metropolitan  Toronto  forecasts  a 
figure  of  3o5  acres  per  thousand  in  1980,  while  this  Plan  forsees 
3.0  acres  per  1,000.  Both  figures  are  rather  high  and  are  ob¬ 
viously  due  to  the  large  commercial  tracts  proposed  for  Thorncliffe 
Park,  which  may  need  revision. 


Industrial  Areas 


In  Ontario  generally  about  k0%  of  the  total  population 
is  employed  and  of  this  figure  about  35/^  are  employed  in  manufac¬ 
turing  industry.  This,  in  theory,  would  indicate  that  of  Leaside ^s 
18,000  population,  about  2,500  poroons  a,r>-,  employed  in  industry 
and  this  figure  is  closely  borne  out  by  an  examination  of  Table 
2  which  lists  employment  figures  by  occupation  in  1951  when  the 
population  was  16,233 •  The  total  labour  force  employed  in  Leaside 
industry  however,  amounts  to  some  19,000  persons  includhg  admin¬ 
istration  and  office  employees.  It  is  readily  apparent  therefore, 
that  a  very  large  number  of  industrial  workers  at  Leaside  plants 
come  from  other  parts  of  Metropolitan  Toronto. 


The  present  area  devoted  to  industrial  use  totals  ap¬ 
proximately  275 oO  acres  and  it  is  anticipated  that  this  will  rise 
to  over  350.0  acres  by  the  end  of  the  Plan  period,  excluding 


5.'^. 

Hydro  and  Railway  lands.  This  increase  is  primarily  due  to  the 
large  industrial  tract  of  50  acres  now  being  developed  as  part  of 
the  Thorncliffe  Park  Scheme, 
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TABLE  1 


(Extract 

Distribution  of  Land  Uses  195 
from  the  Metropolitan  Toronto 

8-1980 

Official  Plan) 

Use 

19  5S 

Acres  % 

Acre 

1980 
s  % 

%  Increase 
1958  -  1980 

Residential 

634 

52.8 

716 

45  °  8 

12.9 

Gormnercial 

27 

2.2 

99 

6.3 

266.7 

Industrial 

319 

26.6 

381 

24.4 

19.4 

Open  Space 

70 

5.8 

215 

13.8 

207.1 

Institutional 

11 

0,9 

11 

0.7 

NIL 

Util,  ii  Trans 0 

140 

11.7 

14.0 

9.0 

NIL 

T-stal 

1,201 

100,0 

1,562 

100,0 

Vacant  Land 

361 

23ol 

MIL 

NIL 

-100^ 

Grand  Total 

1.562 

mm 

1,562 

, .  . 

At  the  tirne  of  v/riting,  Spring  1961^  approximately  23 ,0  acres 
of  residential  land  have  been  developed  in  the  form  of  apartments  in  the  area 
knov/n  as  Thorncliffe  Park.  (Total  suites  1^,453  and  at  an  average  occupancy 
rate  of  2o0,  population  would  be  about  3,000),.- 
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TABLE  2 

Leaside  Occupations  Taken  From  the 

D.BoSo  Census  1951 

Occupation 

Male 

Female 

Total 

All  industry 

5,077 

1,671 

6,748 

Agriculture 

12 

— 

12 

Manufacturing 

1,751 

435 

2,186 

Elec., gas,  water 

123 

19 

142 

Construction 

273 

25 

298 

Transportation 

312 

92 

404 

l#iolesale  Trade 

549 

119 

668 

Retail  Trade 

631 

264 

895 

Finance 

498 

193 

691 

Service 

901 

513 

1,414 

Other 

17 

8 

25 

The  above  census  was  taken  when  the  population  of  the  Town  was  16,233 
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Open  Space 


Many  communities  throughout  the  western  world  have  in 
recent  years  adopted  a  standard  of  10  acres  of  open  ^ace  per 
1,000  populationo  Such  a  figure  in  some  cities  has  been  broken 
down  into: 


5  acres  of  land  for  public  open  space 

2  acres  of  land  for  private  open  space 

3  acres  of  land  for  schools 


In  practice  the  schools  generally  total  less  in  area 
than  3  acres  per  1,000  and  the  private  open  space  is  confined  to 
land  so  used  at  the  time  of  the  Plan  preparation.  Of  the  public 
open  space,  about  half  should  be  devoted  to  formal  park  areas, 
playing  fields  and  tot  lots  and  the  remainder  to  '*wild”  areas, 
such  as  ravine  lands  and  other  unorganized  open  space  areas. 


Leaside,  like  many  other  developed  communities  in  Met¬ 
ropolitan  Toronto  is  very  short  of  public  open  space  suitable  for 
parks  or  games  areas,  but  is  fortunate  in  having  extensive  ravine 
lands  on  its  east  and  south  sides. 


The  Official  Plan  indicated  that  the  ravine  lands  should 
be  retained  as  such  and  these  areas  are  classified  as  "Open  Space 
-  General"  and  total  approximately  205  acres.  Open  Space  parks 
on  the  other  hand  have  been  delineated  as  a  park  only  \>rhere  a 
park  presently  exists  or  where  land  has  been  deeded  to  the 
Municipality  specifically  for  park  purposes.  These  areas  total 
approximately  30.0  acres,  which  represents  only  1.6  acres  per 
1,000  population.  The  ultimate  aim  is  to  secure  2  acres  of 
"Open  Space-Parks"  per  1,000  population,  located  as  far  as  possible 
close  to  or  within  the  residential  areas.  For  a  population  of 
30,000,  60  acres  of  Open  Space  (park)  would  thus  be  required. 
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APPENDIX  H 


TRAFFIC  STUDY 


Ma.jor  Road  System 

The  traffic  conditions  of  the  Town  of  Leaside  may  more 
readily  be  understood  if  one  considers  the  location  of  the  Town  in 
relation  to  the  City  of  Toronto  and  the  Metropolitan  Area.  Leaside 
is  located  approximately  4  miles  north-east  of  downtown  Toronto,  in 
the  path  of  the  commuters  from  and  to  the  north-eastern  parts  of  the 
Metropolitan  Area,  especially  Don  Mils  and  the  north-western  areas 
of  Scarborough.  The  main  through  traffic  desire  lines  thus  go  from 
south-west  to  north-east  through  the  town.  Until  1957 >  when  the 
Eglinton  East  Extension  to  Scarborough  was  opened,  Leaside  was 
traffic-wise  screened  off  to  the  east  by  the  valley  of  the  west 
branch  of  the  Don  River,  A  second  connection  from  Leaside  to  the 
east  was  opened  in  I960  via  Overlea  Boulevard  to  Don  Mills  Road. 


In  the  future  a  considerable  increase  of  the  traffic  volumes 
between  the  Central  Business  District  of  Toronto  and  the  north-eastern 
areas  of  Metro  can  be  expected  for  two  reasons. 

1)  Extensive  urbanization  of  the  metropolitan  areas  east 
and  north-east  of  Leaside  with  a  corresponding  increase 
in  population, 

2)  It  can  be  assumed,  that  a  high  percentage  of  working, 
shopping,  business  and  social-recreational  trips  will 
continue  to  be  generated  by  the  Central  Business  District 
of  Toronto. 


These  anticipated  traffic  volumes  can  be  handled  partially  by 
the  Don  Valley  Parkway  and  a  reduction  of  the  present  through  traffic 
through  Leaside  can  be  expected,  however  only  for  a  short  period  of 
time.  With  the  growth  of  the  urban  areas  to  the  East  of  the  Town  it 
is  expected  that  the  through  traffic  will  increase  again,  approximately 
to  the  present  level  by  1980, 


57. 


The  areas  that  suffer  most  at  present  from  through  traffic 
movements,  are  the  residential  districts  south  of  Eglinton  Ave,  E, 
between  Laird  Drive  and  Bayview  Avenue,  Tlie  layout  of  most  residential 
streets  is  such  that  theylend  thamselves  readily  to  all  kinds  of  short 
cuts  between  the  intersections  Bayview-Moore  and  Elginton- Laird,  and 
a  great  number  of  residential  streets  became,  in  fact,  through  streets. 
The  situation  is  exaggerated  because  alternative  routes  along  main 
arterials  around  this  residential  area  are  generally  unattractive. 
Traffic  Control  devices  on  local  streets  are  not  as  effective  in  this 
area  as  they  may  v;ell  be  under  more  favourable  circumstances. 


In  order  to  eliminate  all  heavy  traffic  from  this  area,  to 
re-establish  a  quiet  residential  district  and  at  the  same  time  improve 
the  circulation  in  the  whole  town,  certain  proposals  with  regard  to 
the  street  system  of  Leaside  have  been  introduced  and  are  shown  on 
map  Schedule  B, 


The  general  principles  of  design  intended  to  solve  the 
traffic  problem  are  identical  with  those  outlined  in  the  Traffic 
Study  for  the  Town  of  Leaside,  prepared  by  the  Transportation  Division 
of  the  Metropolitan  Toronto  Planning  Board  in  1959.  However,  the 
separation  of  the  various  transportation  service  functions  by  means 
of  a  street  classification  system  has  been  worked  out  in  greater 
detail*  This  Official  Plan  establishes  a  development  programme 
for  the  next  20  years  and  certain  land  use  changes  anticipated,  may 
be  used  advantageously  to  revise  the  street  layout. 
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APPEIOIX  I 


(a)  Existing  Land  Use 

Leaside  is  a  new  town  having  been  largely  built  in  the 
ten  years  imn^ediately  prior  to,  and  the  ten  years  following  V/orld 
War  II. 


Almost  the  entire  area  of  the  Town,  which  totals  somo  1,500 
acres,  is  now  built  upon,  the  only  section  not  fully  urbanized  being 
the  new  estate  of  some  300  acres  known  as  Thorncliffe  Park. 


The  major  section  of  the  town  has  been  developed  for  single 
family  dwellings  located  on  40  and  50  foot  lots  in  small  regular 
blocks  bounded  by  66  feet  wide  streets.  The  street  pattern  is  not 
truly  grid-iron  in  form,  there  being  several  routes  following  a 
curved  path  from  the  north-east  to  south  and  south-west. 


Three  major  streets  abut  or  pass  through  the  town.  These 
are  Bayview  Avenue  on  the  west,  separating  Leaside  from  the  City 
of  Toronto,  Eglinton  Avenue  T^ist  running  east  west  across  the 
northern  third  of  the  community  and  Laird  Drive  rimming  south  from 
Eglinton  Avenue  across  the  Don  Valley  into  the  Township  of  East 
York,  This  last  named  route  bisects  the  town  into  an  eastern  and 
western  half,  A  further  major  street,  O/erlea  Boulevard,  has 
recently  been  constructed  through  Thorncliffe  Park  from  Millwood  Hoad 
to  Don  Mills  Road, 


Until  very  recent  times  development  of  the  residential  areas 
was  confined  to  single  family  dwellings,  but  several  new  apartment 
blocks  have  been  erected  along  these  main  streets,  while  Thorncliffe 
Park  itself,  that  is  to  say  the  residential  sections,  are  confined 
to  high  rise  apartments.  This  trend  to  apartments  will  no  doubt 
continue  in  the  old  part  of  Leaside  although  the  good  class  of  the 
present  single  family  dwellings  makes  demolition  and  reconstruction 
an  expensive  proposition. 


Commercial  activity  primarily  retail  stores,  is  confined 
to  a  ribbon  of  stores  along  Bayviev/  Avenue  between  Plillwood  Road 
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and  Eglinton  Avenue,  two  small  groups  of  stores  along  Eglinton  Avenue 
at  Bayview  and  at  Laird  Drive  and  a  nev/  shopping  centre  in  Thorncliffe 
Park.  An  assortment  of  commercial  uses  including  offices,  automotive 
businesses,  warehousing  and  minor  industrial  activities  is  located 
on  the  v;est  side  of  Laird  Drive  south  from  McCrae  Drive, 


Industrial  development  has  occurred  to  the  east  of  Laird 
Drive  south  from  Eglinton  Avenue,  This  is  a  large  industrial  tract 
with  a  variety  of  industries  providing  employment  for  over  IB, 000 
workers,  A  new  industrial  tract  of  some  50  acres  is  now  being 
d..velop-.:d  north  of  Overlea  Boulevard  in  Thorncliffe  I'^irk, 


Open  space  in  the  nature  of  parks  is  very  limited  in  Leaside, 
the  total  area  of  all  parks  including  the  sites  deeded  to  the  tov;n 
for  park  purposes  being  only  28  acres.  Like  other  communities  within 
the  Metropolitan  orbit  however,  Leaside  is  fortunate  in  having  certain 
ravine  lands  passing  adjacent  to  the  boundaries  and  with  appropriate 
conservation  measures  much  of  this  area  can  be  made  available  for 
public  use.  There  will  still  be  a  need  for  additional  park  space  for 
organized  games. 


(b)  Condition  of  Buildings 


With  very  few  exceptions,  all  buildings  in  Leaside  can  be 
considered  to  be  in  good  condition. 


The  greater  part  of  the  town’s  buildings  are  of  brick 
construction  although  within  the  industrial  area,  steel,  concrete, 
asbestos,  aluminum  and  corrugated  iron  construction  is  to  be  noted. 


Some  residential  properties,  in  the  vicinity  of  the 
community  park,  east  of  Rumsey  Road  and  in  this  same  general  area 
north  of  Millwood  Road  to  Laird  Drive, are  not  as  good  as  the  general 
standard  throughout  Leaside,  but  these  areas  are  not  by  any  means 
run  down  in  the  normally  accepted  sense  of  the  term. 
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The  industrial  area  does  of  course  contain  numerous 
auxilliary  buildings  in  poor  condition  and  much  of  this  particular 
area  needs  tidying  up  while  much  of  the  commercial  development  west 
of  Laird  Drive  is  unsightly  and  in  need  of  renewal. 
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APPENDIX  J 


WIDERGROUND  SERVICES 


General 


Except  for  a  few  industrial  properties  and  some  industrial 
and  residential  areas  in  Thorncliffe  Park,  all  of  Leaside  is  developed 
at  the  present  time.  The  whole  town  is  serviced  by  watermains  and 
sewerage  systems,  including  the  undeveloped  areas  and  no  major 
extension  of  services  will  be  necessary.  Future  construction  of 
sewers  and  watenrLains  will  therefore  consist  of  improvements  and 
replacement  of  the  existing  systems. 


(a)  Water  Supply 

The  water  supply  system  of  Leaside  is  connected  to  the 
Metropolitan  feeder  mains  at  Overlea  Boulevard  and  Don  Mills  Road 
and  to  the  City  of  Toronto  system  at  various  places  along  Bayview 
Avenue,  The  system  is  adequate  to  satisfy  the  present  demand. 


The  redevelopment  of  a  few  residential  blocks  east  of 
the  intersection  of  McRae  Drive  and  Millwood  Road  to  higher  densities 
might  require  larger  pipes  on  some  streets.  However,  the  extent  of 
these  improvements  will  be  limited.  The  watermains  in  Thorncliffe 
Park  have  been  designed  for  a  high  residential  density  and  industrial 
development  and  no  major  improvements  are  anticipated  for  this  area. 


(b)  Sewerage  Systems 

All  areas  of  the  Tow.  of  Leaside  west  of  Laird  Drive  have 
a  combined  sewerage  systerri.  The  sanitary  flow  of  this  system  is 
connected  via  the  Metropolitan  Toronto  Sanitary  Trunk  system  to  the 
North  Toronto  Sewage  Treatment  Plant,  The  storm  flow  has  its  outfalls 
to  the  Don  River. 


The  areas  east  of  Laird  Drive,  including  Thorncliffe  Park 
are  mainly  served  by  a  separate  systan.  The  storm  sewers  have 
various  outfalls  to  the  Don  River,  while  the  sanitary  sewers  are 
connected  to  the  Metropolitan  Sanitary  Trunk  system. 
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APPENDIX  K 

piunicipal  finance 


In  1953  the  total  taxable  assessr.ient  for  Leaside  was 
'ii’13i733,Ol6,  and  the  residential  mill  rate  was  set  at  9A.75  niills. 
VJhen  Metropolitan  Toronto  cane  into  being  in  1954  the  re-assessnent 
of  Leaside  resulted  in  a  total  taxable  assessnent  of  !i?49 , 203 , 229 . 
and  a  new  nill  rate  of  32  nills. 


By  i960  the  total  taxable  assessment  had  risen  to  $65,576,196. 
with  a  total  tax  revenue  of  $2,715,651.  or  4.14^  of  the  total  taxable 
assessment. 


The  net  debenture  debt  for  I960  was  $1,756,123.  or  2.67^ 
of  the  total  taxable  assessment.  The  Town  of  Leaside  took  in  $2,715,651. 
in  taxes  for  I960  which  was  $959,526.  more  than  the  net  debenture  debt 
of  $1,756,123. 


The  Town  of  Leaside  is  thus  in  a  sound  financial  position 
with  a  good  diversification  of  Residential,  Commercial  and  Industrial 
assessment.  The  assessment  ratio  for  I960  was  52.4?^  Residential, 
19.5^  Professional  Commercial  and  28.1/0  Manufacturing  and  Industrial. 


Using  an  average  residential  assessment  of  $5,000.00  for 
i960  and  the  mill  rate  of  39.37  mills,  the  taxes  on  an  average 
dwelling  in  Leaside  would  be  $196.65. 


The  following  tables  indicate  the  assessment  structure 
over  recent  years. 


TAXABLE  ASSESSOTT  AND  MILL  RATE 


Year 

Total  Taxable 
Assessment 

Residential 
mi  Rate 

1951 

210, 576. 

88  mills 

1952 

$12,909, 839. 

89.75  " 

1953 

$13,733,016. 

94.75  " 

1954 

$49,203,229. 

32.00  '» 

1955 

;ii>59,149,179. 

29.00  " 

1956 

$60,337,890. 

31.35  ” 

1957 

161,318,123. 

33.33  ” 

1958 

tp6l,222,832. 

35.83  " 

1959 

$62,903,565. 

36.95  " 

I960 

$65,576,198. 

39.37  " 

Re-assessment  under  Metropolitan  System 


RATIO  OF  TAXATION  REVENUE  TO 


TOTAL  TAXABLE  ASSESSI^iENT 


Total  taxable  Total  Taxable 

Year  Assessment  Revenue 


%  Ratio 


1951 

ipl2,210,576. 

$1,265,528. 

10.36 

1952 

12,909,839. 

1,371,748. 

10.62 

1953 

13,733,016. 

1,564,290. 

11.38 

1954  ^ 

49,203,220. 

1,829,671. 

3.71 

1955 

59,149,179. 

1,955,169. 

3.30 

1956 

60,337,890. 

2,109,831. 

3.49 

1957 

61,318,123. 

2,343,015. 

3.82 

1958 

61,222,832. 

2,504,957. 

4.09 

1959 

62,903,565. 

2,657,012. 

4.22 

I960 

65,576,198. 

2,715,651. 

4.14 

Re-assessment  under  Metropolitan  System 


RATIO  OF  DEBENTURE  DEBT  TO 


TOTAL  TAX.'vBIE  ASSESSMENT 


Year 

Total  Taxable 
Assessment 

Net  Debenture 

Debt 

%  Ratio 

1951 

$12,210,576. 

$3,389,010. 

27.75 

1952 

12,909,839. 

3,511,067. 

27.19 

1953 

13,733,016. 

3,809,224. 

22.43 

1954 

49,203,229. 

1,950,863. 

3.96 

1955 

59,149,179. 

1,642,306. 

2.78 

1956 

60,337,690. 

1,374,261. 

2.27 

1957 

61,318,123. 

1,153,151. 

1,88 

1958 

61,222,832. 

1,102,101. 

1.80 

1959 

62,903,565. 

964,954. 

1.53 

I960 

65,576,198. 

1,756,123. 

2.67 

Re-assessment  under  the  Metropolitan  System 


COMPARABLE  DEBENTURE  DEBT  FOR  Ta.JNS  OF  R^UAL  SIZE  (1959) 
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OFFICIAL  PLAN  OF 

LAND  USE  AND  COMMUNITY  PLAN 


THE  LEASIDE  planning  AREA 
SCHEDULE  A 


RESIDENTIAL  MEDIUM  DENSITY 
RESIDENTIAL  HIGH  DENSITY 
COMMERCIAL  LOCAL 


V  ^ 


COMMERCIAL  GENERAL 
INDUSTRIAL  LIGHT 
INDUSTRIAL  GENERAL 

OPEN  SPACE  PARKS 
OPEN  SPACE  GENERAL 
SPECIAL  USES 


FOR  ROAD  PROPOSALS  SEE  SCHEDULE  ''8" 
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